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AMHERST PLANNING BOARD
Wednesday, February 24, 2021, 6:30 PM

Pursuant to Governor Baker’s March 12, 2020 Order Suspending Certain Provisions of the Open
Meeting Law, G.L. c. 30A, §18, this meeting of the Planning Board is being conducted via
remote participation.

VIRTUAL MEETING: https://amherstma.zoom.us/j/88651940812

L MINUTES
II. PUBLIC COMMENT PERIOD

III. ZONING PRIORITIES

A. Introduction to proposed changes to B-L (Limited Business) Zoning District,
adjacent to the B-G (General Business) Zoning District to allow more dwellmg
units to be developed in the Limited Business District

1. Presentation
2. Public Comment (10 minutes)

B. Continued discussion about removing Footnote “m”, Section 6, Table 3, Zoning
Bylaw (additional lot area per dwelling unit for townhouses & apartments in the
R-G zoning district)

1. Update
2. Public Comment (10 minutes)

C. Update on other Zoning Priorities and Work Plan, if any

IV.  OLD BUSINESS

Topics not reasonably anticipated 48 hours prior to the meeting

V. NEW BUSINESS
Topics not reasonably anticipated 48 hours prior to the meeting
VI. REPORT OF THE CHAIR

VII. REPORT OF STAFF

VIII. ADJOURNMENT



AMHERST PLANNING BOARD
Wednesday, February 3, 2021, 6:30 PM

Pursuant to Governor Baker’s March 12, 2020 Order Suspending Certain Provisions of the Open
Meeting Law, G.L. c. 30A, §18, this meeting of the Planning Board was conducted via remote
participation.

VIRTUAL MEETING: https://amherstma.zoom.us/j/83292956311

The Minutes of the Planning Board are not intended to be a transcript. The recorded meeting can
be viewed here Planning Board Feb 3, 2021 - YouTube

MINUTES

Planning Board Members Participating Remotely and Present by Roll Call:
Maria Chao, Jack Jemsek — Chair, Thom Long, Andrew MacDougall, Doug
Marshall, Janet McGowan, Johanna Neumann

Planning Board Members Absent: None

CRC Members Participating Remotely and Present by Roll Call:
Mandi Jo Hanneke - Chair, Shalini Bahl-Milne, Dorothy Pam, Evan Ross,
Stephen Schreiber

CRC Members Absent: None

Staff Participating Remotely:
Christine Brestrup, Planning Director
Pamela Field-Sadler, Administrative Assistant
Rob Morra, Building Commissioner

6:32 pm: Chair Jack Jemsek opened the meeting. Mr. Jemsek announced this Planning Board
(Board) meeting is being conducted via remote participation. Mr. Jemsek explained the process
by which to be recognized to speak or submit a public comment.

Mr. Jemsek determined by roll call that all Board members were present.

I MINUTES
The Board agreed to postpone a vote on the minutes of May 20, 2020 and January 20,
2021 because members had not received their paper packets in the mail and the
review of the minutes could not be done adequately.

IL. PUBLIC COMMENT PERIOD
Pam Rooney highlighted the following in her comment:
=  Councilors Evan Ross and Steve Schreiber led an informative district
meeting that she attended.

Amberst Planning Board 1
February 3, 2021



In comparison to the traditional roles of the Board and Zoning
Subcommittee (ZSC) in zoning amendments, the role of the CRC is unclear.
This makes it tough for the public who wants to engage in the process to
know which meetings to attend.

Gerry Weiss shared the following questions and comments:

What are the overarching goals of this major re-zoning proposed for
Amberst?

What evidence shows that the overarching goals would be met through the
re-zoning proposal?

Will the re-zoning improve affordability?

How many units would be necessary to improve the affordability and
inclusivity?

Mr. Weiss said he sent a letter to the Planning Board which staff will
forward to the Board.

Ira Bryck, 255 Strong Street, shared the following:

The zoning priorities are based on the Master Plan; however, the Master
Plan is a decade old and many changes have happened. For instance, there is
more housing in North Amherst and on University Drive. There are
conversations that private and public partnerships may put more dorms on
campus.

Concerns of the public regarding neighborhood character are possibly being
overlooked.

Does a housing crises currently exist in Amherst? Are other remedies being
considered such as changing the maximum number of unrelated people
living in a house? }

Use the available consultant money to define the vision for all of Amherst.
Take the time to consider the repercussions of all the changes.

Janet Keller raised the following in her comments:

What are the goals of this major re-zoning effort?

The current form of the proposals are difficult for the public to work with;
including maps and photos would be helpful for better clarity.

Provide the evidence that a proposal will result in specific outcomes.
Present concrete proposals in order to elicit public participation and
discussion.

Hilda Greenbaum shared the following comments:
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Amberst has an overwhelming rental property stock.
She encouraged the development of affordable, owner-occupied starter
housing and workforce housing to support a more stable population.



III. JOINT MEETING WITH THE COMMUNITY RESOURCES COMMITTEE
Planning Board and CRC — Zoning Amendments Priority List

A. Community Resources Committee (CRC) Call To Order
CRC Chair Mandi Jo Hanneke declared the presence of a quorum and called the
CRC Meeting to order at 6:57 p.m. Chair Hanneke determined by a roll call that
the following CRC members were present and participating remotely: Shalini
Bahl-Milne, Mandi Jo Hanneke, Dorothy Pam, Evan Ross and Steve Schreiber.

B. Zoning Amendments Priorities - Work Plan
CRC Chair Hanneke explained that she would preside over this portion of the
meeting. The purpose of this joint meeting is to have an initial discussion about
zoning priorities. The process is just beginning and Town Council has not referred
any concrete proposals to the committees for public hearings as required by law.

Chair Hanneke outlined the components of this discussion including:

= A preliminary report by Ms. Brestrup and Mr. Morra regarding the status
of the Work Plan. The CRC and Planning Board will have the opportunity
to provide feedback regarding the Work Plan.

*  Chair Hanneke and Chair Jemsek will report on their initial conversation
regarding continued collaborations and the potential for more joint
meetings of the Board and the CRC to discuss zoning priorities.

= As time allows, the Board and the CRC will begin a discussion regarding
the challenges faced in the B-L zoning district and how they relate to the
zoning priorities the Town Council has directed the Town Manager to
work on.

Ms. McGowan raised her concern that the meeting was not sufficiently noticed
and thus a potential violation of the Open Meeting Law (OML) if a discussion of
the B-L zoning district occurs. Ms. McGowan said she was unaware that a
substantive discussion of the B-L would take place and if she was unaware, then
the public is probably unaware too. Ms. McGowan said she supports discussing
the Work Plan and public participation during this joint meeting.

Chair Hanneke responded by saying that the agendas and notices referred to
Zoning Amendment Priorities without any specificity. Chair Hanneke said the
belief is that the notice was acceptable under Open Meeting Law (OML) and
discussions on the substantive matters and not just the work plan are allowable.
Chair Hanneke reiterated that any B-L discussion would be preliminary and only
as time allows.

Work Plan Presentation .
Mr. Morra explained that the presentation would be an update regarding the
zoning amendment work and the status of the Work Plan. He said the intention
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tonight is to receive feedback regarding the Work Plan in order to have a more
concrete plan to present at the February 9, 2021 CRC meeting.

Ms. Brestrup provided an historical summary of the process so far:

*  On January 4, 2021, Town Council voted to direct the Town Manager to
present zoning amendments to the Town Council.

= Zoning amendments were divided into two groups and assigned due dates:
Phase I & Phase II

* Building Commissioner and Planning Department assessed the priorities list
and are working on developing a work plan to achieve the stated goals

* Planning Department and the Building Commissioner will present the Work
Plan to the CRC on February 9.

Ms. Brestrup reviewed the zoning priorities list put forth by the Town Council:
Phase 1
= Adding B-L District to Footnote “b”
= Adding Footnote “a” to maximum lot coverage and maximum building
coverage
Revise SDU Bylaw (Supplemental Dwelling Unit)
Demolition Delay Bylaw revisions
Work with Council to begin work on housing types expansion
Move apartments to SPR (Site Plan Review) in more districts
Remove Footnote “m”
Revise the apartments definition
Phase II
= Dimensional regulations in the R-G and R-VC districts
= Lowering barriers to development of duplexes and triplexes
= Frontage regulations for Residential districts
= Look at appropriate uses for Village Centers
= Transportation issues
Hire a consultant
* Design Guidelines or Form-based zoning code

Mr. Morra said that in addition to the Town Council’s lengthy priority list, the
town staff has a list which has yet to be incorporated. The staff has been
considering their list to determine what items are necessary and would go along
with the Town Council list, and then develop the Work Plan necessary to try to
accomplish some items this spring.

Mr. Morra reported on the work and discussions of the staff and Zoning
Subcommittee (ZSC) as follows:
Town Council List — present to CRC by March 9
® B-L zoning district; how to allow more housing?
* Elimination of Footnote “m” to allow more housing in R-G (infill)
=  Apartments — definition
= Supplemental Dwelling Units — increase in size
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Planning Department List — continue to work on these
® Inclusionary Zoning

Recodification

Mixed-use buildings — definition
Flood Maps & Text

Demolition Delay

In concluding the presentation, Mr. Morra reviewed the rough schedule and
timeline necessary to present concrete proposals to the Town Council on March 9,
2021:
= ZSC Meeting — Tuesday, 2/2 (focus on Footnote “m”)
Planning Board & CRC meeting — Wednesday, 2/3
CRC Meeting — Tuesday, 2/9 (afternoon) — present work plan
ZSC Meeting — Tuesday, 2/16?
Planning Board Meeting — Wednesday, 2/17
CRC Meeting — Tuesday, 2/23 — Review progress
ZSC Meeting — Tuesday, March 2?
Planning Board Meeting — Wednesday, March 3
CRC Meeting — Tuesday, March 9 — present proposed amendments

Prior to the Board and CRC discussion, Chair Jemsek said he was disturbed by the
Board member comment regarding an OML violation. He said the posted notice
included Zoning Priorities which encompasses all 14 zoning priorities.

Chair Hanneke stated the CRC notice referenced Zoning Priorities without
specificity and that the meeting was joint with the Planning Board. Chair Hanneke
believes the posting is adequate for tonight’s discussion regarding zoning priorities
and fills the requirements of the OML.

Ms. McGowan said she had inquired about this agenda item and was led to believe
the discussion would only focus on the Work Plan and that more substantive topics
were not intended. Ms. McGowan said the purpose of the OML is to give the public
notice of discussion items and she is of the opinion the notice is inadequate. She is
of the opinion that the Board did not provide her adequate notice.

Mr. Schreiber noted, and Ms. Neumann agreed, the meeting was properly noticed
and that the discussions should move forward. Neither the Board or the CRC make
any decision regarding an OML violation; an official complaint could be made if
the Board member chooses.

Mr. MacDougall agreed that the meeting was not properly noticed.

Chair Hanneke made the decision to continue with the discussion of the
presentation and the report regarding future collaboration of the Board and CRC. If
time allows, a decision to begin a discussion on the B-L zoning district could be
revisited.
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Presentation Discussion

Ms. Chao expressed the importance of having the Planning staff involved in the
zoning discussions because they hold the real knowledge of working with the
Zoning Bylaw (Bylaw) and any potential impacts the changes might have. Ms.
Chao added she is grateful for the Planning staff’s work and leadership in this
endeavor and she supports their development of the Work Plan and timelines.

Ms. Pam agreed with Ms. Chao’s comments, and said she is pleased that
Inclusionary Zoning is at the top of the staff’s priority list because she understands
that a part of the motivation behind the re-zoning is to create more affordable
housing for a more diverse population.

Ms. McGowan noted the following in her comments:

She supports Inclusionary Zoning as a priority.

She appreciates a slower Work Plan with room for careful analysis.

The ZSC meetings have been a great place for public involvement.

The Master Plan calls for strict Design Guidelines with increased density. Can
the process of developing the Design Guidelines begin now? Is there money
available to do that?

Ms. Brestrup said she is working with the Finance Committee, JCPC and staff to
determine how much money is needed for a Design Guidelines analysis. She said
more money than what was set aside might be needed and she may be required to
request new money.

Mr. Marshall said he would not support beginning a Design Guideline process until
having a better sense of what we want; Design Guidelines are typically created to
depict what we want to see and that needs greater discussion.

Ms. Bahl-Milne noted the following in her comments:

*  How will community comments gathered from past forums be incorporated into
the rezoning process?

= How do we ensure the goals of the rezoning - more affordable housing, more
workforce housing and a more diverse population - are met by the changes?

=  Would it be worthwhile to send a survey to specific populations to inquire what
they want for housing?

Ms. Brestrup said that the staff and the Board have acknowledged and internalized
the varying opinions from the public forums while moving forward. She said it
might be possible to put those thoughts and opinions in a list form. Ms. Brestrup
suggested that the survey might be included in the CRC public outreach process.

Ms. Pam suggested one approach would be to look at a successful neighborhood
and determine what makes it successful. Her opinion is a successful neighborhood
is one where people interact, have a sense of community and seem happy to be
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there. Ms. Pam noted she observed two local neighborhoods and did see varying
lot sizes; however, she also observed that in both neighborhoods there was some
private space in the back and many had front porches. Ms. Pam added she
supports the idea of a survey.

Ms. McGowan asked if the Community Impact Review would be included in the
CRC community outreach plans. She also asked about how the public process ties
into the Work Plan.

Chair Hanneke said that the CRC is actively working on an outreach plan for the
Comprehensive Housing Policy which may or may not include a community
meeting. The goal is to potentially use that as a model for outreach regarding
zoning amendments. Chair Hanneke noted it is difficult to have a discussion with
the public until there is a concrete proposal. Public comment can be provided at
meetings and there is potential to incorporate zoning amendments into the
Council’s Public Dialogue sessions. A public hearing would occur once there is a
formal proposal to the Town Council.

Chair Hanneke noted this is all part of a work plan in progress. She said at their
next meeting the CRC would discuss meeting times with a potential to maybe
move their meeting to a time more suitable for public attendance. She suggested
the Work Plan may need some extended time to ensure the public process can
happen.

Chair Hanneke mentioned that Governor Baker signed the Housing Choice Bill
that relates to many housing initiatives, including amending MGL 40A Section 5
which changes the voting quantum required to pass specific types of bylaw
changes from 2/3 required by the town council to simple majority; in the Amherst
form of government, seven votes, versus 9, would now be needed. Some of these
voting amendments being considered may fall into this category.

Chair Hanneke explained that the CRC has adopted a Community Review Process
as a tool to help determine exactly what the Council is asking CRC to do and then
how to go about completing the task. Chair Hanneke said not all directives from
the Town Council need this type of analysis that generally occurs during meeting
discussions. The zoning priorities list does include some specific proposals;
however, the CRC recognizes they are not zoning experts and are relying on the
Planning staff for guidance.

Ms. Bahl-Milne said she envisions the public engagement process may include a
variety of formats like a survey and dialogue sessions to gather feedback
regarding the zoning amendments, but also peoples lived experiences too.

Ms. Brestrup and Mr. Morra agreed that they had received sufficient feedback.
They expect to have a more concrete Work Plan to present at the CRC meeting on
February 9, 2021.
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Continue Planning Board and CRC Collaborations Report
Chair Hanneke reported that she, ZSC Chair Maria Chao and Chair Jemsek had a

discussion regarding the many meetings included on the Work Plan of three
separate bodies. The primary concern is how to allow the staff to do their work
without attending alot of meetings; the hope is to have more joint meetings. Chair
Hanneke said that the CRC will discuss their schedule on February 9%, but the
thought is that the CRC would join a Board or ZSC meeting rather than have folks
come to the CRC meetings which are currently held at a less opportune time.
Chair Jemsek added that we are trying to remain flexible while finding a plan that
works to address the zoning priorities and staff needs. The suggestion is less
meetings overall, but more productive meetings.

Ms. Pam said it is important to retain the level of detailed discussion that occurs at
the ZSC meetings. She said it is essential that the CRC understands the
information and then conveys the information to the Town Council. Ms. Pam said
she attends ZSC meetings to better understand the complex information.

Mr. Marshall noted that 5 members of the Board are also members of the ZSC; if
the CRC joins the ZSC, the group would have 10 participants. Mr. Marshall said
as a Board and ZSC member, he welcomes the CRC involvement. He noted that
the tenor of the ZSC meetings is much more casual and conversational, and he
agrees with Ms. Pam that he would hate to see that go away. Mr. Marshall said
that the staff doing all the work would affect the meetings. Mr. Marshall said
when he completes some of the work, he feels more prepared for the discussions.

Ms. Chao agrees with Mr. Marshall; however, she is of the opinion that the staff
having sufficient time to produce more in depth work would produce a more
effective meeting.

Ms. McGowan asked Ms. Brestrup if it was useful when the ZSC brought their
analysis to the meetings. Ms. Brestrup responded that it was useful and it will be
great when the staff can share theirs too.

Ms. McGowan suggested it may be useful if the CRC had a liaison to the ZSC.
Chair Hanneke explained that would be a designation by the Town Council, and
her understanding is the all CRC members want to be involved in the zoning
discussions.

Ms. Bahl-Milne suggested these areas need more clarification:
s the role of the CRC

= who is responsible for which tasks

= the timing for actions
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Mr. Ross shared his support for increased joint meetings with clear agenda items.
He noted the importance for each board/committee to also engage in independent
discussions and suggested adding these meetings to the Work Plan.

Chair Jemsek suggested regularly incorporating the zoning discussions into the

Board meetings over the next few months to create efficiency. Ms. Chao agreed

with Chair Jemsek and suggested that a specific work topic be added to the

agenda for discussion. Ms. Chao said she supports eliminating the ZSC. A brief

discussion occurred and the following was noted:

®  Members are all unmuted during the ZSC which may contribute to the
conversational flow of the discussion.

= Five of the seven Board members are also ZSC members.

= Does the ZSC need to be disbanded to role the conversations into a Board
meeting?

=  Would there be a need to increase the number of Board meetings?

Chair Hanneke summarized the highlights of the evening’s discussion pointing

out the following:

* The conversational tone of the ZSC meetings is helpful.

= It may be useful to have the zoning amendment discussions at Board
meetings.

= Joint meetings of the CRC with the Board and/or ZSC are beneficial;
however, the timing for these meetings needs clarification.

= Opportunities for independent discussions regarding zoning priorities of the
Board, CRC and ZSC is important.

= Staff needs to be allowed time to get their work done.

=  What contributions are expected from each of the public bodies?

= Provide greater specificity on the agendas to better inform the public.

Ms. McGowan suggested a living document on the website that could be
modified/updated might be a useful communication tool. Although appreciative of
the idea, Chair Hanneke expressed concern for how such a document would
comply with OML and Town Counsel would need to be consulted.

Prior to taking public comment, Chair Hanneke noted the following on

scheduling:

= Scheduling details for joint meetings still needs clarification.

= Ms. Brestrup and Mr. Morra will present a revised Work Plan to the CRC on
February 9, 2021.

= A progress report will be made to the Town Council on February 22, 2021.

Ms. Brestrup added that the feedback received tonight on the Work Plan is
valuable and she will communicate with the Board/Committee chairs regarding
scheduling details.
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Ms. Bahl-Milne asked what the CRC might do to help the staff and which items
are currently being worked by the Board and/or ZSC. Ms. Chao said the ZSC was
Jjust getting into the conversations regarding the first two items on the priority list
with a goal of how to get more housing in the B-L district. Additionally the ZSC
has been considering the impact of removing Footnote “m”. Mr. Marshall added
that the Board has been engaged in discussions regarding Chapter 40R which
were tabled when the zoning priorities came to the foreground.

Public Comment
Chair Hanneke asked the public to keep their comments to two minutes since
there was a public comment period earlier in the meeting.

Cathy Schoen shared the following comments:

® Suggested that Design Guidelines could be done on a smaller scale by looking
at the design possibilities of a neighborhood.

= Sidewalks and the ability to walk safely in neighborhoods and throughout the
community are an important feature for consideration.

= Use 3D renderings in order to be able to really see what the proposals might
look like.

= Has a new statewide standard been set for Accessory Dwelling Units as part
of the Housing Choice Bill?

Michael Greenbaum shared the following comments:

= He has never thought of the downtown as a neighborhood, but more of a
common area for everyone so he has been opposed to Chapter 40R in the
downtown area. He supports Chapter 40R for the village centers.

= Rather than footnotes, a well written Zoning Bylaw should include flexibility
within the body of the Zoning Bylaw.

= Tt is important to preserve the difference of a Site Plan Review (SPR) and a
Special Permit (SP).

= Collaboration is good, but separation of power at all levels of government is
important; however, each Board/Committee should maintain a distinct

purpose.

Pam Rooney shared the following comments:

= She was surprised, based on the Board agenda, that there could be a
substantive discussion regarding Footnote “b” during this meeting.

= She suggested that if zoning discussions were to be rolled into a Board
meeting, the meeting should be posted as a joint meeting with the ZSC so the
public would know there was going to be a zoning work session taking place.

®= Detailed work takes place at the ZSC meetings and collaboration between the
staff and the ZSC should happen there.

= Asasubset of Town Council, the CRC’s role is to set direction and not
necessarily weigh in on every zoning proposal.

* Smaller meetings are better for discussions.
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Maura Keane shared the following comments:

= She shared reservations for staff taking on the work of the ZSC because it
limits public participation.

= She is concerned that if zoning topics are added to the Board meetings there
may not be sufficient time for in-depth discussions.

= Larger meetings are good for discussing broad topics, but she supports smaller
meetings in order to really explore the details.

Ira Bryck shared the following comments:

* He appreciates the opportunity for the public to have the chance to be heard
and share their ideas.

= He supports Mr. Greenbaum’s comment regarding separation of power.

OLD BUSINESS
A. Zoning Bylaw, Site Plan Review, Review Criteria and Design Guidelines, Section
11.2417, regarding minimizing intrusion of lighting — review & discussion

Ms. McGowan said that as a result of questions raised during the recent review of
the Emily Dickinson Museum Site Plan Review application regarding the
interpretation of Zoning Bylaw (Bylaw) 11.2417, specifically downcast lighting
and lighting extinguishment hours, she had researched the Bylaw language and its
history.

Ms. McGowan said her research has led her to the opinion that the answer to the

following questions, is yes:

1. With the exception of lit signs, does all exterior lighting need to be downcast?

2. Do all lights need to extinguished after business hours, except for safety or
security lights?

Ms. McGowan pointed out that when the article was presented to Town Meeting in
2007, the changes were proposed for Special Permit and Site Plan Review criteria
and intended to protect residential properties from light intrusion from commercial
properties, so all exterior lighting is directed to be shielded and downcast. It also
requires that lights, except for safety and security lighting, be extinguished outside
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